October 21, 2003 CPC

STAFF'S
- REQUEST ANALYSIS
AND
'RECOMMENDATION

03SNO0162
Ron Wheeler -
Clover Hill Magisterial District
Davis Elementary, Providence Middle and
Monacan High Schools Attendance Zones
East line of Pocoschock Boulevard
REQUEST: Rezomng from Corporate Office (0-2) to Multlfamlly Res1dent1al (R-MF) of 8.4
- -acres with Conditional Use Planned Development to permlt exceptions to Zonmg
- Ordinance reqmrements '

PROPOSED LAND USE:

A multlfanuly condomlmum residential development restncted to elderly housmg

‘and containing a maximum of forty—four (44) dwellmg umts is planned (Proffered

~ Conditions 9 and 14) :
|  RECOMMENDATION |

Recommend denial for the foll'owing-reas'ons:

A. - The proposed zoning and land use does not comply with the Route 360 Corndor
- Plan. - Although the Plan suggests the property. is: appropriate for a mix of uses to
 include office, church and public facility uses and residential developments: up to'six
(6) units per acre, the proposed zoning and land use fails to incorporate high quahty
site amenities and cluster design to maintain open space as recommended by the Plan -
to provide appropriate transition between the office development south of the- request
property, as well as: the smgle family res1dent1a1 use to the north. :

Providing a FIRST CHOICE Community Through Excellence in Public Service



(NOTES:

The apphcatlon fails to provide for the typlcal development standards necessary to.

insure a quality higher dens1ty development with amenities.

- Some of the requested: exceptlons to multlfamlly development standards would allow

greater development flexibility. In particular, the requested exceptions to internal
development requirements, together with the proffered conditions, would allow
multifamily development that possesses a character morein keepmg with area single

family residential nelghborhoods than would be allowed with typical Multifamily - |

Residential (R-MF) zoning. However, some of the requested exceptions, such as

- those related to provisions for sidewalks and buffer and building setback reductions

from property lines, are inappropriate given the higher density of development and
the need to offset the impact on adjacent single family residential development, as

~ well as future residents ‘within this- development

A. CONDITIONS MAY BEIMPOSED OR THE PROPERTY OWNER MAY :
‘ PROFFER CONDITIONS , .

B. IT SHOULD BE NOTED THAT THE REVISED PROFFERS WERE NOT
SUBMITTED AT LEAST THIRTY (30) DAYS PRIOR TO THE

_ COMMISSION'S PUBLIC HEARING, PER THE "SUGGESTED
PRACTICES AND PROCEDURES." THE "PROCEDURES" SUGGEST

THAT THE CASE SHOULD BE DEFERRED IF REPRESENTATIVES
FROM THE AFFECTED NEIGI—IBORHOOD(S) STAFF AND THEV
COMMISSIONERS HAVE - NOT HAD SUFFICIENT TIME TO
EVALUATE - THE AMENDMENTS STAFF HAS HAD AN
OPPORTUNITY TO REVIEW THESE - AMENDED PROFFEREDf '
CONDITIONS. '

PROFFERED CONDITIONS

1.

2.

Public water and waStewater shall be used. (U)

‘The applicant, subdivider, or assignee(s) shall pay the following; for infrastructure

improvements within" the service district for the property, to the county of -
Chesterfield prior to the issuance of building: perrmt for mﬁ‘astructme nnprovements

“within the service drstrlct for the property

A, $4,815. OO per dwellmg unit, if pa1d pnor to July 1 2003 At the t1me of

payment, the $4,815.00 will be allocated pro-rata among the facility costs as
follows: $598.00.for parks and recreatlon, $324.00 for library facilities,
$3,547.00 for roads, and $346 00 for fire statrons, or

B. The amount approved by the Board of Supervrsors not to- exceed $4 815.00
‘per dwellmg umt pro-rated as set forth above and ad_]usted upward by any
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increase in the Marshall and Swift building cost index betvveen July 1, 2002,
and July 1 of the fiscal year in which the payment is made if paid after June
30, 2003.

C. Intheevent the cash payment is not used for which proffered within 15 years
: of receipt, the cash shall be returned in full to the payor. (B&M)

- Except for timbering approved by the Virginia State Department of Forestry for the
purpose of removing dead or diseased trees, there shall be no timbering on the
Property until a land disturbance permit has been obtained from the Environmental
Engineering Department and the approved devices mstalled (EE)

- Direct access from the property to Pocoshock Boulevard shall be limited to one (1)
public road. The exact location of this access shall be approved by the Transportatlon
1 Department 4] : o

Prior to any site plan approval, thirty-five (35) feet of right-of-way on the east side of
Pocoshock Boulevard, measured from a revised centerline based on VDOT Urban
Collector standards (forty (40) miles per hour) as approved by the Transportation
Department, shall be dedicated, free and unrestncted to and for the beneﬁt of
Chesterfield County. (T) .

“To provide an adequate roadway system at the time of complete development, the
owner/developer shall be responsible for the following: - '

a. Construction of additional pavement along Pocoshock Boulevard at the
approved. access to provide a right lane, if warranted, based on
Transportation Department standards; - :

b. Relocation of the ditch to prov1de an adequate shoulder along the east side of
Pocoshock Boulevard for the entire property frontage

.C. Dedlcatlon to Chesterﬁeld County, free and unrestncted, any additional rlght-
of-way (or easements) required for the lmprovements identified above. (T)

Pnor to any construction plan approval, a phasing plan for the required road -
improvements, as identified in Proffered Condition 6, shall be submitted to and
- approved by the Transportation Department. (T)

All impervious areas shall drain to the southeastern and/or the southwestern

. portion(s) of the property. In addition, the drainage system. shall be designed to

capture runoff from the properties to the north, to the extent practical as determined
by the Department of Environmental Engineering. If a retention pond or any water
quality pond is prov1ded above ground, such pond shall be designed as a wet pond

(EE)
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10.

11.

12.

13.

14.

15.

Age restriction: Except;'as. otherwise prohibited by the Virginia Fa1r Housing Law, the
Federal Housing Law, and such other applicable federal, state, or local legal

‘requirements, dwelling units shall be restricted to “housing for older persons” as

defined in the Virginia Fair Housing Law and shall have no persons under 19-years of
age domiciled therein (“Age-Restricted Dwellmg Units™). (P) '

Virginia Condominium Act: All ’dwelling units on the, Property shall be
condominiums as defined and regulated by the Virginia Condominium Act, and all
common areas and lmprovements therein shall be maintained by a condomlmum

- association. (P)

Open space/recreation:area shall be provided as generally depicted on theiMaster

- Plan, prepared by Balzer & Associates, Inc., including a minimum of 0.47 acres in an

area adjacent to the clubhouse to provide a “focal point” to the project. Part of the -
area shall be “hardscaped” and have other amenities that accommodate and facilitate

- gatherings. The exact design and location shall be approved by the Plannmg
‘Department at the time of site plan review. The clubhouse building and its related

recreational amenities shall be developed concurrent with the first phase of

development (P)

Development of the property shall be in substantial conformance with the

~ architectural appearance shown on the elevations attached hereto as Exhibit “A”. Wll:h
.. respect to the materials: depicted, which are brick or stone veneer, composition,

hardiplank or vinyl siding; and 20-year asphalt roof shmgles Development of the

property shall generally. conform to the Master Plan with respect to the general

location of the clubhouse bmldmg, open spaces, the orientation of buildings such that
the number of garage doors opening to any: individual street are minimized, and the

- clustering of buildings. ‘The location of roads, access, driveways and parking areas
" need not be exactly as shown 'on the Master Plan; however, the concepts of the: Plan

shall be generally adhered to such as the orientation of dwelling units to one another n
to open spaces, and to- rrghts of way. (P)

Restnctlon on Chlldren s Play Fac111t1es The common area recreatlonal amemtresl

associated with chrldren s play Adult fac111t1es mcludmg, but not limited to, puttmg‘_ |
greens, shuffleboard, picnic and barbecue areas and gardens shall be perrmtted No'

”sw1mmmg pools, basketball coutts or tenms courts will be perrmtted ®

Dens1ty There shall be 10 more than forty-four (44) umts developed onthe Property ;
®) »

. All roads that accommodate general traffic c1rculatlon through the development (the

“Public Roads”), as determmed by the Transportation Department, shall be designed -

and constructed to VDOT standards and taken into the State: System Setbacks ﬁ”omj
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16.

17.

18.

19.

20.

21. -

the Public Roads shall be as identified for special access streets pursuant to Section
19-505(b) of the Zoning Ordinance. Prior to any site plan approval, forty (40) foot

~ wide rights of way for the Public Roads shall be dedicated, free and unrestricted, to

and for the benefit of Chesterfield County. Prior to the issuance of an occupancy
permit unless otherwise approved by the Transportation Department, the Public
Roads shall be constructed and approved for State acceptance as determmed by the
Transportatlon Department @y) ‘

Sldewalks shall be prov1ded along all interior streets generally as shown on the
Master Plan. The treatment and location of these sidewalks and the pedestrian trail
shall be approved by the Planning Department at the time of site plan review. (P)

Street trees in accordance with the requirements of the Zoning Ordinance shall be
installed along each side of the interior roads and common driveways to include

‘entrance roads from public roads into the development. If existing trees are

maintained, they may be counted toward this requirement. (P)

Landscaping shall be provided around the - penmeter of all bulldmgs between
 buildings and driveways, within medians, and within common areas not occupied by
- recreational facilities or other structures. Landscaping shall comply with the

requirements of the Zoning Ordinance Sections 19-516 through 19-518(f). Within
the setback along Pocoshock Boulevard, a landscape berm shall be installed in such a
way as to minimize the view of the garage doors from Pocoshock Boulevard.
Landscaping shall be designed to: minimize the predominance of building mass and

~paved -areas; define private spaces; and enhance the residential character of the
development. The Planning Department, at the time of site plan review, shall
- approve the landscaping plan’ with respect to the exact numbers, spacing,
- arrangement and species of plantings. Landscaping along Pocoshock Boulevard shall,

at a minimum, comply with the requirements of Section 19-518(g)(4) of the Zoning

~ Ordinance for Perimeter Landscaping C, Option 1. ‘Decorative fencing shall be
installed as follows: 1) generally parallel to Pocoshock Boulevard within the front

setback and 2) on the proposed property line adjacent to the existing office bulldmg'

- parking lot. Landscaped areas and sodded lawns shall be irrigated. (P)

‘ L1ght poles shall have a maximum helght of ﬁfteen (15) feet. (P) -

Assix (6) foot solid fence shall be installed generally adjacent to GPIN 763-696-8950.

- This fence shall be constructed of vinyl/PVC resin. The exact design and treatment
-shall be approved at the time of site plan review. (P)

Visitor parking to aCcornmodate overflow parking for attached dwelling units shall be
provided in the residential development and shall provide a minimum of six (6) =

- parking spaces. The exact treatment and location of the visitor parking shall be

addressed at the time of site plan review. (P)
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22

23.

24.

No dwelling umt shall exceed a height of one story. ®)

Common areas which:are not contained within units and public road right-of-ways

~shall conform to the requirements of 19-559 of ‘the Zoning Ordinance provided

however, that requlred mformatlon shall be submltted as a part of the site plan
process. (P)

Restrictive Covenants. The followmg provisions shall be contained in restrictive

covenants which shall be recorded. Further, the following ‘provisions in the

)

2)

3)

4)

3)

6)

7

8)

' restrictive covenants shall not be modified or amended for a period of at least twenty
. (20) years following recordatlon

No unit shall be used except for res1dent1al purposes
No accessory bul_ldmgs shall be erected, "placed, or permitted on the premise.

No fences sha.ll‘ -,be -erected on any portion of the property except in
accordance with the approved site plans and specifications for construction,
and is further controlled through the proffered conditions of the rezoning.

No noxrous or offeﬁs1ve activity shall be carried oh upon by any resident, nor
shall anything be done thereon which may be or become, an annoyance or
nuisance to the nelghborhood '

No structure of a temporary character, trailer, tent, shack, garage, or other
outbuilding shall be used at any time as a residence either temporarily or
permanently, and to this end, any bulldlng to be constructed in this
development shall be completed within one year from the issue date of it’s
building permit. :

NO CAMPERS HOUSE TRAILERS, OR BOATS SHALL BE PARKED on
the premise. No skateboard platforms, large dish television antennae
(exceeding two feetin diameter), or television or radio towers shall be placed
on the premise. “No dish television antennae shall be visible from the street
for the respective res1dence

No sign of any kind shall be d1splayed to the pubhc view on any yard except
one professional sign of not more than three square feet and one sign of not
more than five square feet advertising the property for sale, and one sign of
not more than five square feet by a bullder to advertise the property durmg
the construction and sales period. :

No ammals livestock, or poultry of any kind shall be ralsed bred, orkepton
any lot except that dogs, cats, or other household pets may be kept therein if

they are not kept bred, or mamtamed for any commercial purposes
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9

- 10)

11)

12

13)

14)

15)

Mi_qrr

No part of this development shall be used or maintained as a. dumpmg ground
for rubbish, trash, garbage, or other waste. No rubbish, trash, garbage, and
other waste shall be kept by any unit except in sanitary containers, and all
equipment for the storage or disposal of such material shall be keptina clean
and sanitary condition. No central dumpsters shall be prov1ded

Each and every covenant and condition herein imposed may be enforced by
the undersigned or by the owner of any unit by appropriate proceedmgs atlaw
or in equity against any party v1olatmg or.attempting or threatening to v101ate
the same to prevent or rectify such v101at10n and to recover damages
therefore. : '

The covenants -and conditions herein contained shall run with the land and-

shall be bmdmg upon the subsequent owner or owners of all or any unit and
“each and every portion of the land shown on the. plat and all partles clarmmg’-

through or under such owner or owners.

All dwelling units. shall have washer and dryer hookups '

All residential dwellmg units shall have an attached garage contammg a
minimum of 200 gross square feet. : S

A mandatory homeowners’ assocratlon' shall be created that shall be
responsible for the mamtenance of yards and exteriors of residential dwelhng
units. -

Age restrrctlon Except as otherwise proh1b1ted by the Virginia Fair Housmg '
Law, the Federal Housing Law, and such other applicable federal, state, or
local legal requlrements dwelling units shall be restricted to “housmg for -
older persons” as defined in the Virginia Fair Housmg Law and shall have no

- persons under 19 years of age dormc11ed therein (“Age-Restncted Dwellmg g

Units”). (P)
GENERAL INFORMATION

East lme of Pocoshock Boulevard north of Hull Street Road. Tax IDs 762-695- 6591 762-
696 6401 and 6412; and 763 696-Part of 0005 -(Sheet 11)

0-2
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Size:
‘8.4 acres
Existing »Land Use:
Vacant :

Adjacent Zoning and Land Use:

North - R-7; Single famlly residential or vacant ' '
- South - R-7 with Cond1tlonal Use, 0-2 and A Smgle family res1dent1al ofﬁce or
- - Vvacant
East - C-5; Publlc/seml-pubhc (YMCA)
West - R-7, R-7 with Conditional Use and A; Smgle farmly res1dentral ofﬁce or
vacant

UTILITIES

Public.Water System:

There is an ex1st1ng twelve (12) inch water lme extendmg along the east side of Pocoshock ~
Boulevard, adjacent to the request site. Use of the pubhc water. system is mtended and has
been proffered. (Proffered Condition 1) : :

Public Wastewater Svstem

" There is an existing elght 3 mch wastewater collector extendmg along the west s1de of :
“Pocoshock Boulevard, adJacent to the request site. In addition, there is an eight (8) inch
wastewater collector serving the existing Pocoshock Professional Office, adjacent to this site.
Use of the public wastewater system -is mtended and has been proffered (Proffered :
Cond1t1on 1) : :

WA_L

Drainage -and:Erosion'

- A portion of the property drains southwest to Pocoshock Boulevard and then through several
small streams and tributaries to Pocoshock Creek. Another: “portion of the property drainsto
the southeast then underneath Hull Street Road to Pocoshock Creek. There are no on-or off-
site drainage or erosion problems A small area of the site drains under Pocoshock
Boulevard to Surreywood through an madequate channel. Proffered Condition 8 requrres all-
impervious areas of this:site- to- dram southwest: and/or southeast to address an adJacent
property owner’s concern. A very small portion of this site is wooded and should not be -
tunbered without first obtalmng a land dlsturbance penmt from the Envn'onmental
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Engineering Department. This will ensure that adequate erosion control measures are in
place prior to any land disturbance. (Proffered Condition 3)

Water Quality:

- Proffered Condition 8 addresses des1gn of any above ground facility requlred for water
quantity and quality control (SWM/BMP). Specifically, if above ground, these areas will be
designed as wet ponds and must otherwise meet Ordinance requirements regarding
landscaping and other design issues relative to the facility being an amenity for uses
developed on the property

PUBLIC FACILITIES

The need for fire, school, library, park and transportation facilities is identified in the Public
Facilities Plan, the Thoroughfare Plan and the Capital Improvement Program. This development will
have an impact on these facﬂ1t1es '

Fire Service:

The Public Facilities Plan md1cates that emergency services calls are expected to increase
forty-five (45) percent by the year 2015. Eight (8) new fire/rescue stations are recommended
for construction by 2015 in the Plan. Based on forty-four (44) dwelling units, this request
will generate approximately seven (7) calls for fire and EMS services each year. The
applicant has addressed the impact on these facilities. (Proffered Condition 2)

The Centralia Fire/Rescue Station, Company Number 17, currently provides fire protection
and emergency medical service. When the property is developed, the number of hydrants,
quantity of water needed for fire protection and access requ1rements will be evaluated durmg
the plans review process. :

Schools:

This site lies in the Davis Elementary School attendance zone: capacity - 700, enrollment -
655; Providence Middle School zone: capacity - 1,070, enrolhnent 1,091; and Monacan
High School zone: capac1ty 1,600, enrollment - 1,665.

Proffered Condition 9 provides that housing will be restricted to “housing for older persons™
and shall have no persons under nineteen (19) years of age dom1c1led therem therefore, this
development will not have an 1mpact on school facilities.-

Libraries:
Consistent with the Board of Supervisors’ policy, the impact of development on library

services is assessed County-wide. Based on projected population growth, the Public .
Facilities Plan identifies a need for additional library space throughout the County. Evenif
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the facility 1mprovements that have been made since the: Plan ‘was adopted are taken into
account, there is still an unmet need for additional library space throughout the County. The
applicant has offered measures to- assist in addressing the impact of th1s development on.
these facilities. (Proffered Cond1t1on 2) :

Parks and Recreatlon'

‘The Public Facilities Plan 1dent1ﬁes the need for four (4) new regronal parks. In addrtlon :
there is currently a shortage of community park acreage in the County. The Plan 1dent1ﬁes a
need for 625 acres of regional park space and 116 acres of community park space by 2015.
The Plan also identifies the need for neighborhood parks and special purpose parks and

- makes suggestions for their locatrons _The applicant has offered measures to-assist in
-addressing the 1mpact of this proposed development on these facilities. (Proffered Condltlon
2) ;

Transportation:

The property (approxunately nine (9). acres) is currently zoned Corporate Office (0-2) andis located }
on the east side of Pocoshock Boulevard just north of Hull Street Road (Route 360). The applicant is
requesting rezoning from Corporate Office (0-2) to Multlfamlly Residential (R-MF) with
Conditional Use Planned Development. : The applicant has proffered a maximum density of forty-

four (44) lots (Proffered Condition 14). The applicant has also proffered to restrict this development -

to “housing for older persons’ (Proffered Condition'9). Based on retirement community trip rates,
development could generate approximately 210 average dally trips. ~These vehicles wﬂl be
dlstnbuted to Pocoshock Boulevard, which had a 2002 traffic count of 3 614 vehlcles per day

The Thorougl_lfare Plan 1dent1ﬁes Pocoshock Boulevard asa collector witha recommended nght of
way width of seventy (70) feet. - The. honzontal alignment of Pocoshock Boulevard along: the; ;
property frontage is substandard, The apphcant has proffered to dedicate thirty-five (35) feet of right
of way, measured from an approved rev1sed centerline: for Pocoshock Boulevard in accordance with
the Plan. (Proffered Condition 5) o

The Zoning Ordinance for R-MF allows streets, within 500 feet of a pubhc road, to be pnvately' | ,
owned and maintained. It is staff’ s recommendatlon and the. apphcant s desire to have all of the

main streets within this project accepted into the State highway system -The applicant has proffered -
that all streets, which will accommodate general trafﬁc circulation, will be designed and constructed -

to state (VDOT) standards and taken into the State system (Proffered Condition 15). Having these
streets accepted mto the State thhway system will insure thelr long-term maintenance.

Development must adhere to the Zomng Ordmance relative to access and internal c1rculat10n _
(Division 5). Direct access to. collectors, such as Pocoshock Boulevard, should be controlled. The
applicant has proffered that direct access to Pocoshock Boulevard w111 be limited to one (1) publlc
road. (Proffered Condition 4) i v
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Mitigating road improvements must be provided to address the traffic impact of this development.

The applicant has proffered to: 1) construct additional pavement along Pocoshock Boulevard at the
public road intersection to provide a right turn lane; and 2) relocate the ditch along Pocoshock
Boulevard to provide an adequate shoulder for the entire property frontage. (Proffered Condition 6)

The Thoroughfare Plan identifies the need to improve existing roads, as well as construct new roads, :
to accommodate growth. Area roads need to be improved to address safety and accommodate the

increase in traffic generated by this development. Pocoshock Boulevard will be directly impacted by

this development. Sections of this road are twenty (20) to twenty-one (21) feet wide with no
shoulders and have substandard horizontal curves. The capacity of this road is acceptable (Level of
‘Service C) for the volume of traffic it currently carries. The standard typical section for Pocoshock

Boulevard should be twenty-four (24) foot wide pavement sections with minimum eight (8) foot

wide shoulders. In this area, there are no road improvement projects included in the Six-Year
Secondary Road Improvement Plan. The applicant has proffered to contribute cash, in an amount

consistent with the Board of Superv1sors Policy, towards mltlgatmg the traffic 1mpact of this’
- development. (Proffered Condltlon 2) _

Financial Impact on Capital.Facilities:

| | PER UNIT

Potential Number of New Dwelling Units | 44 , 1.00
Population Increase S | 11968 - 2.72
Number of New Students | e | RS

Elementary | | © 000 024

Middle -_ | - 000 0.13

High Sy 000 047
TOTAL I 000 ' 054
Net Cost for Schools ’ e .0 | | vAO
Net Cost for Parks S 30492 | 693
Net Cost for Libraries S 16500 375
Net Cost for Fire Stations 17,644 | 401
Average Net Cost for Roads . 180796 | - 4,109
TOTAL NET COST S o 245432 5,578

*Based ona proffered maximum number of umts (Proffered Condltlon 14)

As noted, the proposed development will have an impact on capital facilities. Staff has calculated
the fiscal impact of every new dwelling unit on roads, parks, libraries and fire stations at $5,578 per
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unit. The apphcant has been adwsed that a maximum proffer of $4 815 per unit would defray the
cost of the capital facilities necessitated by this proposed development Consistent with the Board of
Supervisors’ policy and proffers accepted from other applicants, the applicant has offered cash to
assist in defraying the cost of this proposed Zoning on such capital facilities. (Proffered Conditi()‘n 2)

Note that circumstances relevant to this case, as presented by the apphcant have beenreviewed and -
it has been determined that it is approprlate to accept an adjusted cash amount of $4 815 per umt as
there is'no net increase in the impact on school capital facilities. * :

: LAND USE -

- Comprehensive Plan'

Lies within the boundaries of the Route 360 Corndor Plan whlch suggests the property and '
surrounding area are appropnate for a mix of uses to include office, church and public
facility uses, office/warehouse uses and residential development ‘with a maximum density of

- six (6) units per acre. The overall intent of this mixed use or planned transition area is to
encourage decreasing land use intensities north of and around the commercial areas proposed
along Hull Street Road.  This land use transition would ultimately separate and buffer
surrounding neighborhoods further north while providing compatibility in scale and design. -
The Plan specifically suggests that residential’ development is appropnate in this-area which-
mcorporates “high quallty arch1tectural features and site amemt1es and using ‘cluster” de51gns :
to maintain open space.” '

Area Development Trends:

Propertles to the north are zoned Residential (R-7) and are occup1ed by smgle famlly :
residential dwellings or are vacant. Properties to the east are zoned General Business (C-5)
and are occupied by pubhc/senn-pubhc use (YMCA). Propertles to the south and west are
zoned Residential (R-7), Residential (R-7) with Conditional Use, Corporate Office (0-2): and =
: Agncultural (A) and are occupled by single family res1dent1al and office use (Pocoshock _

Professional Offices) or are vacant. It is anticipated that a mixture of office and residential
development will continue along this portion of Pocoshock Boulevard in: accordance wrth the

Zoning History: - |

On June 28, 2000, the Board of Supervisors, upon a favorable recommendation from the
Planning Commission, approved rezoning of the request site and additional property: to the:
south, from Residential (R-7) to Corporate Office (0-2) to. permit office uses. Proffered
conditions were accepted which addressed utility: and transportation issues and adJacent
- property owners’ concerns relative to drainage, site design, hours of operation and permitted
uses. The “Staff’s Request Analys1s and Recommendation” noted that land use transition
and compatibility would be accomplished by Zomng Ordmance requirements, such asa ﬁfcy :
(50) foot buffer required adjacent to properties : zoned for re81dent1al use.
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Site Design:

A Master Plan has been included in this application (Proffered Condition 12). The plan -
depicts building orientation, road configuration, the location of common and recreation
spaces and sidewalks and landscaping; however, as proffered, development will generally
conform with the plan. The plan depicts eleven (11) condominium buildings, the majority of
which are quadplexes. The applicant has proffered a maximum of forty-four (44) dwelling
units (Proffered Condition 14). Parking spaces are located adjacent to each dwelling unit.
Access to the development is provided via one (1) pubhc road to Pocoshock Boulevard
: (Proffered Condition 4) :

It is important to note that the overall site design does not adequately provide a typical cluster
design, as recommended by the Plan to maintain open space and appropriate land use
transition between the ofﬁce use to the south and residential use to the north.

To address area citizens concerns, proffered conditions establish a minimum height of fifteen
(15) feet for light poles and require additional parkmg spaces for visitors. (Proffered
Conditions 19 and 21) :

 Architectural Treatment:
The appliéant has proffered that the architectural appearance of the dwelling units and the
clubhouse will be in substantial conformance with those depicted in the elevations submitted
with the application (Exhibit A) and that materials will be brick or stone veneer,
comp0sition, hardiplank or vinyl siding and asphalt- shingles. (Proffered Condition 12)

To address area citizens concerns, , Proffered Condition 22 prov1des that no dwelllng unit
shall exceed a height of one (1) story

Building Setbacks and Orientation:

Except as modified by this request, development must conform to the bulk requirements
established in the Zoning Ordinance for the Multifamily Residential (R-MF) District, The
applicant has requested exceptions to several of these standards, as noted in the Textual
Statement submitted with this application. These Ordinance standards were designed to -
address a typical, suburban high density residential project. The majority of these exceptions
will allow flexibility in the internal site design to accommodate the project and are generally
consistent with those approved for other similar projects.

Exceptions are also requested to the setbacks from property lines, thereby permitting
structures to be thirty-five (35) feet rather than fifty (50) feet from all property lines (Textual -
Statement, Item 4). Properties to the north, south and east are zoned Residential (R-7),
Corporate Office (O-2) and General Business (C-5). Reduction in the setback from these
property lines will not provide the appropriate separation between uses of varying intensities.
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Further, property to the south developed as Pocoshock. Profess1onal Offices, was approved
with the request property serving as a separation between the office development and
residential uses to the north. As: prev10usly discussed, the request property was zoned
Corporate Office (0-2) in 2000.  requiring the request property, once developed for office use
to maintain a fifty (50) foot buffer from adjacent properties zoned for residential use.

* Therefore, the requrred setbacks along the northern, southern‘and eastern property boundanes -

should be maintained at the requlred fifty (50) feet to provide the appropriate land use
transition between this higher density residential project:and office, single family res1dent1a1 o
and general commercial uses. The typical de51gn standards for multifamily projects suggest
‘that the lot setback reqmrements also have the effect of aggregatmg open spaces between
dwellmg units. : : ,

Buffers and *Screemng:

" The Zomng Ordinance requires: that solid waste storage areas (1 e. dumpsters garbage cans S
‘trash compactors, etc.) be screened from view of adjacent property and public rights of v way :

by a solid fence, wall, dense evergreen plantings or. -architectural feature and that sucharea

‘within 1,000 feet of any ‘residentially-zoned property or property used for res1dent1al purposes
not be serviced between the hours of 9:00 p. m: and 6: 00 a.m.

The Zoning Ordmance requires the prov1s1on ofa ﬁfty (5 0) foot: buffer on (R-MF) property i

when adjacent to single famlly re51dent1al zoning dlstncts Property to the north meets. this

criteria thereby requiring the prov1s1on ofa fifty (50) foot buffer along the northern property-
line. Theapplicant proposes a thirty-five (3 5) foot buffer adjacent to single family res1dent1al :

districts (Textual Statement, Item: 7) The purpose of the buffers is to provide the appropnate e k
separation and gradual transition between the proposed mult1fam11y development. and the

existing lower density re81dent1al, ] evelopment to the north.: Therefore the requrrement for ,'
this fifty (50) foot buffer shoul_ ;bemamtamed : e

To address concerns of the adJacent property owner to the north Proffered Condltlon 20' L
- requires a six (6) foot ‘solid fence to be installed along the northem property boundaryk o
adJacent to Tax ID 763- 696 8950 : : _

Recreatlon- and"Open Space:

' The Zomng Ordlnance requlres that not less than ten (10) percent of the gross acreage of a.
» multlfamlly project be devoted to recreational use, with a- minimum provision of 1.5 acres:
The Master Plan’ submitted w1th the apphcatlon deplcts approx1mate1y one-half (%) of an
acre of open space to prov1de a focal point and recreatl_onal area for the development : Q'Ihe* '
applicant has proffered the provision of a clubhouse and'
and that a portion of this area will be hardscaped and have =other amemtles to fac111tate the
gathenng of residents.. (Proﬁ'ered ;Condltlon 1 1) ’ :

Typlcal standards for higher. dens1ty development prov1de for a minimum 0f0.75 acre for the -
purpose of establishing afocal pomt for the development However Proffered Condltlon 11
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does not depict an area that would meet the typical standard for the establishment of a focal
point with respect to minimum area and location. Generally, focal points should be located
so as to visually announce the project upon entry and to create green space at the entrance.
Because of the layout of the project, the focal point of units along the eastern property
boundary will most likely be the adjacent office building and parking lot, rather than the one-
half () acre area set aside by Proffered Condition 11. In addition, the proposed active
recreational amenities are not centrally located within the project so as to be equally
accessible to all residents. Since this is an elderly project, the demand for “active” recreation
space is not as great as a typical high density residential project; however, open space should
still be provided throughout the prOJect to provide a separatlon between uses of varying
intensities.

Proffered Condition 13 provides that these common recreational areas will not-include
amenities primarily associated with children's play, swimming pools, basketball courts or
tennis courts but may include putting greens, shuffleboard, picnic and barbeque areas and
gardens. Common areas, which are not contained within units and public road rights of way,

- shall be maintained by a nelghborhood/condomlmum association. (Proffered Conditions 10
and 23)

‘Sidewalks and Pedestrian Pathsf

The Zoning Ordinance requires that sidewalks be provided within a residential multifamily
project. Higher density developments warrant the provision of sidewalks on both sides of all
internal rights of way to provide a form of passive recreation, as well as safe and convenient
access to open space areas within the development. The applicant’s plan depicts the
provision of sidewalks only along one (1) side of the streets. (Proffered Condition 16)

Q_a_rggm_nd___Dm'emy_

' To-address concerns relative to the appearance of garage doors facing adjoining streets, the -
Master Plan depicts the orientation of the condominium buildings such that the number of
garage doors opening to any individual streetis minimized and that such units are generally
clustered in groups around parkmg areas. (Proffered Condition 12)

Landsc_apmg.

Street trees and landscaping should be provided to enhance the residential appeal of the
townhouse development, define private spaces and minimize the predominance of building
mass and paved areas. The applicant proposes that street trees be planted along each side of
interior roads and common driveways to include any entrance roads from public roads into
the townhouse development.  Landscaping is to be installed around the perimeter of all
buildings, between buildings and driveways, within medians and within common spacesnot
occupied by recreational facilities and along a berm within the setback along Pocoshock
Boulevard to minimize the ‘view of garage doors from Pocoshock Boulevard (Proffered

15 ~ 03SN0162-OCT21-CPC :



Condltlons 17 and 18). In add1t10n Proffered Condition 18 prov1des that a decorative fence
shall be mstalled

Restrictive CoVenants

To address concerns of area res1dents and the Clover Hill Dlstrlct Commissioner regarding -
the quality of the overall development Proffered Condition 24 requires restrictive covenants
to be recorded with the approval of the site development plan. The County will only insure
the recordation of the covenants and will not be responsible for their enforcement (Proffered
Condition 24). This proffered condition further provides that the covenants shall not be .
modified or amended for twenty (20) years.

: CONCLUSIONS

The proposed zoning and land use does not comply with the Route 360 Corndor Plan. Althoughthe -
Plan suggests the property is appropriate for a mix of uses to include office, church and public -
facility uses and residential developments up to six (6) units per acre, the proposed zoning and land
use fails to incorporate high quality site amenities and cluster design to maintain open space as -
recommended by the Plan to provide appropriate transition between the. office development south of
the request property as well as the single family residential use to the north.

The application fails to provide for the typical development standards necessary to insure a quahty -
higher density development with amenities. With a number of the proposed units wrapping around
the existing office development to the south and east rather- than project open space, their focal point
is lost or replaced by an office bmldmg and parking lot. :

~ Some of the requested exceptions to multlfarmly development standards would allow greater
development flexibility. In- particular, the requested- exceptions to internal development
requirements, together with the proffered condltlons, would allow multifamily development that

possesses a character more in keeping with area single family residential neighborhoods than would

be allowed with typical Multifamily Residential (R-MF) zoning. However, some of the requested
exceptions, such as those related to provisions for sidewalks and buffer and building setback
reductions from property lines, are inappropriate given the. hlgher den81ty of development and the

need to offset the impact on adjacent single family residential development to the north, as wellasto.
mitigate the impact of the ofﬁce and commerc1al uses to the south and east on future residents within -
this development. :

Given these considerations, denial of this request is recommended.
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- -Textual Statement
Pocoshock Boulevard - Wheeler
Case No.: 03SN0O162
September 13,2002
Rev: ‘November 1, 2002
Rev. September 18, 2003

' This request is to rezone from O-2 to RMF w1th proffered conditions and CUPD to permit bulk

exceptions to modlfy the followmg requirements:

1.

2.

An exc_epti()n to the twenty (20) acre minimum parcel size.

A seventeen (17) foot exception to the twenty—ﬁVe(ZS) foot setback requirement for

_ structures from driveways providing access exclusively to parking areas;

A fifteen (15) foot exception to the ﬁﬂeen (15) foot setback requirement for structures

ﬁ'om parkmg spaces;

A ﬁﬁeen (15) foot exceptlon to the ﬁﬁy (50) foot setback reqmrement for structures from

- property lines;

An exception to the reqmrement that driveways and parkmg areas have eoncrete curb and
gutters; :

A nine (9) foot exception to the twenty-four (24) foot pavement w1dth requirement for -
pnvate driveways providing access exclusively to parkmg areas;

A fifteen (15) foot exception to the fifty (50) foot buffer requirement for RMF adjacent to

property zoned smgle family res1dent1al and

An exception to the one and a half ( 8 '/2) acre minimum requirement for recreational
areas. ‘ e ' o : ’
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